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Mayor’s Ad-Hoc Parking Study Committee 
Monday, October 19, 2009 

4:30 PM 
Council Chambers 

 
In attendance: Councilor Keith Nyhan, Councilor Allen Bennett, Jeff Bart, Will Delker, 
John Hoyt, Charlie Russell 
 
Staff: Tom Aspell, Jim Howard, Carlos Baía, David Florence, Brad Osgood, Matt 
Walsh 
 
Absent: Councilor Rob Werner, Jim Corrigan 
 
Meeting convened at 4:35 pm. 
 
Approval of the September 28th minutes  
 
The minutes were approved unanimously. 
 
Presentation on the Capital Commons Garage 
 
Carlos Baía explained that following the last meeting, staff was requested to prepare a 
comprehensive presentation on the Capital Commons Garage.  Mr. Baía indicated that 
Matt Walsh would make this presentation and that the committee could interject with 
questions at any point.   
 
[The Powerpoint presentation entitled “Capital Commons Parking Garage Presentation:  
Mayor’s Ad-Hoc Parking Study Committee October 19, 2009” is submitted as part of the 
official record.  The minutes will not reflect the details of the presentation with the 
exception of areas where comments or questions were raised by the committee members.]  
 
At one point in the presentation, Mr. Walsh displayed a map of the downtown tax 
increment financing district.   
 
Mr. Walsh explained the financial underpinnings of the district.  Chair Nyhan inquired as 
to whether the school district, city, county or school education tax still received any 
revenue from the TIF area.  Mr. Walsh indicated that they do as calculated on the base 
value that was established at the date of the TIF’s inception. 
 
Charlie Russell posited that the school district could negotiate the impact on their tax 
stream as a result of a TIF prior to its establishment but it has not done so to date with 
TIFs in Concord.   
 
Will Delker inquired about the third site highlighted on the map (the other two were the 
Capital Commons Garage and the Sanel Block).  Mr. Walsh explained that this was the 
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Mr. Tux/Antique Gallery block that was hoped would be redeveloped with the 
construction of the Capital Commons Garage. 
 
Chair Nyhan sought clarification on the 1.2 coverage ratio included in one of the slides.  
Mr. Walsh answered that this was a conservative financial control to reduce the 
likelihood of the proforma presenting a false projection. 
 
Jeff Bart inquired as to who determined the financing arrangement for the garage.  Jim 
Howard explained that it was largely on the counsel of the City’s fiscal advisors.  Mr. 
Howard elaborated that despite the segmentation of the debt, the debt service payments 
are largely level over the maturity schedule. 
 
It appeared to Mr. Bart that changes to the term of the debt, such as lengthening the term, 
might lessen the burden of payments on the parking fund.  Mr. Howard replied that the 
City was having its fiscal advisors look at those scenarios.   
 
Chair Nyhan inquired as to what the meter rates were currently in Manchester.  Mr. 
Florence indicated that they varied depending on location.  Elm Street, specifically, was 
$1.00 per hour.  Mr. Florence added that he planned to provide the committee with 
comparables from other communities at some point.   
 
Mr. Delker asked if the increases in revenue after the City raised meter rates were 
consistent with projections.   Mr. Walsh stated that the City anticipated more revenues.  
Mr. Florence elaborated that there were variables that dampened any increase in 
collection for the City.  These included the State providing a shuttle for its employees as 
well as motorists choosing to park further into the residential neighborhoods to avoid 
meters.   
 
Mr. Walsh explained the restriction obligating the City to lease the Capital Commons 
public spaces on a quarterly basis.  He attributed this to IRS regulations.  The problem for 
the City, according to Mr. Walsh, is that this creates a situation with lessees choosing to 
lease based on seasonal preferences (summer v. winter parking).  This disrupts the 
stability one would normally garner with a traditional lease arrangement and further 
reduces the revenue stream to the parking fund. 
 
Mr. Delker inquired as to why the IRS would have such a restriction.  Mr. Walsh posited 
that it is likely due to the notion of maintaining the “public” characteristic of the spaces. 
 
Chair Nyhan asked if the City could lease annually and simply bill quarterly.  Mr. Walsh 
did not feel this would be allowable.   
 
Mr. Delker asked if the City had studied over-leasing the public spaces in the garages, 
particularly the Firehouse and Durgin facilities.  Mr. Florence indicated that the lessees in 
the Durgin garage, for example, many times use the spaces for their customers.  As such, 
he was not sure how they would react to an overleasing concept. 
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Mr. Bart sought clarification.  He believed that all of the public lease spaces in the Durgin 
and Firehouse garages were leased.  Mr. Florence affirmed this statement. 
 
Mr. Russell inquired that if the spaces were allocated on a “license” basis rather than a 
lease it might alleviate the need to pay taxes.  Mr. Walsh was not sure that this was likely 
based on how the RSA was written.  
 
Mr. Walsh explained that unlike the Firehouse and Durgin lease spaces, Mr. Simchick’s 
spaces in the garage were leased to him at market rates.   
 
Mr. Nyhan asked if Mr. Duprey’s project would take all of the public lease spaces in 
Capital Commons.  Mr. Walsh indicated that it could.   
 
Mr. Delker posited that the City could dip into Mr. Simchick’s spaces.   
 
Mr. Bart asked if Mr. Simchick has complained about the discount offered for the Duprey 
spaces.  Mr. Walsh answered that he has not to date. 
 
Mr. Delker inquired if there was a way to police the motorists bypassing payment in the 
Capital Commons garage due to the weekend lifting of the gates.  Mr. Florence stated 
that it is very difficult to control this and explained that there are drivers waiting for him 
to arrive on Friday evenings to lift the gate so that they can exit without paying. 
 
Chair Nyhan wondered if this issue should be brought to Council for review.    He asked 
Mr. Florence if a report could be generated that would calculate the lost revenue from this 
practice.  Mr. Florence answered that it would be difficult but could be possible. 
 
Mr. Bart asked if the Capital Commons pay stations were working now.  Mr. Walsh 
explained that a combination of machine defects and the public education curve 
exacerbated the early problems with the pay stations.  In addition, Mr. Walsh noted that 
drivers that have problems in Firehouse or Durgin with their respective meters are the 
only ones impacted.  At Capital Commons, a problem could potentially lead to a blocked 
vehicle exit resulting in a back-up which impacts other users of the facility.   
 
Mr. Florence indicated that the City has always received more complaints from Firehouse 
and Durgin than Capital Commons. 
 
Chair Nyhan summarized that it is not the hourly spaces that are the problem.  It is the 
lease spaces that are “killing us.”   
 
Mr. Delker asked if the lease rates were uniform throughout all the garages.  Mr. Walsh 
explained that the original leases at Durgin and Firehouse have prices that reflect unique 
circumstances of how they were first built.  Mr. Florence noted, for example, that the 
Firehouse facility leases spaces to the adjacent senior residential community at 
$10/space/month.  Mr. Howard elaborated that this arrangement was a product of the 
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original grant.  Mr. Walsh indicated, however, that those Firehouse leases expire next 
year.   
 
Mr. Delker asked what staff thought would happen next year.  Would the lessees drop the 
spaces if the price rises to reflect the market.  Mr. Florence was skeptical of the seniors 
renewing their leases under market terms.  He explained that of the 50 spaces currently at 
$10, many of those parking have handicapped placards which allow them to park at any 
legal space without payment.   
 
Mr. Delker inquired if consideration could be given to varying rates based on the 
proximity of spaces to the downtown.  Mr. Walsh felt that this was an idea that could be 
pursued.  However, he emphasized that the Durgin garage has leases that still have 46 
years left on their favorable terms. 
 
Chair Nyhan asked about flexibility with the Firehouse and Durgin garages to allow for 
added revenue.  Mr. Florence explained that although the leases in Durgin cannot be 
changed, the proportion of lease spaces to metered spaces could be manipulated.  Mr. 
Howard interjected that this might be the solution. 
 
Mr. Delker suggested making Durgin completely lease-based and moving the metered 
spaces elsewhere.  Mr. Bart disagreed with that idea and explained that many local 
merchants have been disappointed with the devolution of the public meter spaces in 
Durgin since its inception.   He indicated that originally the metered spaces were to be on 
the ground floor and that over the years they were pushed upward. 
 
Chair Nyhan asked what the City was projecting for year end (FY10) in terms of 
revenues and expenditures.  Mr. Walsh and Mr. Howard indicated that it was too early to 
tell at this point.   
 
Chair Nyhan asked if the Firehouse and Durgin garage lighting fixtures were converted to 
energy efficient appliances.  Mr. Walsh responded that they were and the left over funds 
from that project were going to be used to do the same for Capital Commons starting on 
the 3rd floor.   
 
At this point (5:40 p.m.) Mr. Walsh concluded his presentation. 
 
Discussion 
 
Mr. Russell indicated that the first thing to do is eliminate the “free Fridays” at the 
Capital Commons garage.  He suggested using an alternate ticket structure for the 
weekends as a possible solution.   
 
Mr. Russell further suggested the issuance of some type of tag for parkers in the south 
end of Storrs Street that currently park for free (akin to what is done in Manchester).   
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Mr. Delker asked why those businesses or entities whose employees park in this section 
of Storrs Street feel that they should get free parking while no one else downtown does.  
Mr. Walsh explained that staff has recommended for some time that parking along this 
section of Storrs Street be metered but City Council in the past has chosen not to take that 
suggestion. 
 
Mr. Bart countered Mr. Delker’s point by indicating that there are meters further north on 
Storrs Street today at $.25/hour that are not used alluding to the premise that if meters 
were installed further south there is no guarantee that these same parkers wouldn’t go 
elsewhere to find free parking. 
 
Tom Aspell added that the Burlington Coat Factory shopping center parking lot is a “sea 
of free parking” that further exacerbates the problem.   
 
Chair Nyhan reiterated that the problem with Capital Commons are not the meter spaces 
rather the lease spaces.  Mr. Aspell posited, however, that having 60 free parking spaces 
on Storrs Street disincentivizes businesses or individuals in the area to lease spaces 
further compounding the problem. 
 
Chair Nyhan indicated that the problem is Capital Commons not the other two garages.  
The firehouse and Durgin facilities are covering their expenses and generating revenue.  
He asked where the Capital Commons garage was “hemorrhaging money”.  Mr. Aspell 
replied that it was with the leases.   
 
Mr. Delker wondered if this wasn’t a pricing issue.  If the lease rates were lowered, 
would more people sign on.  Mr. Florence offered that when the Council adopted the 
25% discount on the lease rates as an incentive, only 2 new spaces were leased.   
 
Mr. Aspell added that another element that should be considered is how the costs are 
carried with the parking fund.  He mentioned the police officer whose full-time salary is 
covered by the fund (cited in the presentation from 9/28/09).   
 
Mr. Walsh revisited the information from Mr. Baía’s presentation reminding the 
committee of the approximately $300,000 in parking fund dollars being diverted to the 
general fund (exclusive of fringe benefits).   
 
Mr. Bart expressed that he would like to see an overall balance sheet of the revenues and 
expenditures between the general fund and parking fund to get a clearer understanding.   
 
Mr. Delker interjected that this would only address the shifting of dollars and not really 
solve the problem at hand.   
 
Chair Nyhan directed staff to provide the following for the next meeting: 
 

1. Breakdown on a map of the different parking time zones/meter rates; 
2. Explanation of why the zones are different; 
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3. Brief presentation on the Firehouse and Durgin garages. 
 
Mr. Bart asked if it was possible to change the lease structure in Capital Commons 
without affecting the other garages.  Mr. Aspell indicated that, as far as he knew, this 
could be done. 
 
Chair Nyhan also asked staff to keep an “issue list” to keep track of items that were of 
particular interest and warranted follow-up.   
 
Meeting adjourned at 6:00 p.m. 
 
Next meeting:  Monday, November 2, 2009 at 4:30 in Council Chambers 
 
 


